
 
 
 

PLANNING COMMITTEE 
 
 

Report of: Director of Community Services 
  
Date: 8 December 2020 

 

 
Application No.: 19/1193/PA 
  
Proposal: Convert Existing Retail Premises to Three Shops and Ten 

Holiday Apartments with Ancillary Facilities 
  
Location: 6-10, Main Street, Pembroke, Pembrokeshire, SA71 4NP 
  
Applicant: Pembroke Assets Ltd 

 

 
THIS APPLICATION IS FOR COMMITTEE CONSIDERATION AS INVOLVES A 
TOURISM DEVELOPMENT OVER 500 SQUARE METRES (PARAGRAPH 1(g) 
OF THE SCHEME OF DELEGATION) 

 
1. Recommendation: 
 
1.1 It is recommended that the application be APPROVED subject to the following 

conditions:  
 

 Time period for implementation of the development 

 Development in accordance with the approved plans 

 Holiday Occupancy  

 Rear elevation colour scheme 

 Rear fenestration details to be provided for approval 

 Shop front details to be provided for approval 

 Implementation of parking provision 

 Biodiversity enhancement scheme to be submitted for approval 

 Lighting scheme to be submitted for approval 

 Noise attenuation scheme to be submitted for approval 

 Flood risk mitigation identified in the Flood Consequences 
Assessment 

___________________________________________________________________ 
 
2. Main Issues 
 
2.1 The main issues raised by this application are: 
 



  The acceptability of the principle of development (Policies SP 1, SP 12, 
SP 13, SP 14, GN.12 and GN.17) 

 The acceptability of the appearance of the development (Policies GN.1 
and GN.2) 

 The effect on the historic environment (Policy GN.38) 

 Issues of noise and amenity associated with the location of the 
development (Policy GN.1) 

 The acceptability of the risk of flooding (Policy GN.1 and Technical Advice 
Note 15: Development and Flood Risk (2004)) 

 Whether there are any material planning considerations to outweigh any 
conflict with the planning policy 

 
3. Description of site 

 
3.1 The site is a central location in Pembroke and fronts the main shopping street 

in the settlement, Main Street.  It is occupied by a large modern building that 
was occupied until 2017 by the Co-op foodstore prior to its relocation to 
another site in the east of the town centre.  The retail sales floorspace was on 
the ground floor, with storage spaces and ancillary areas on the lower ground 
floor.  There was a total retail floorspace of approximately 1,430 square 
metres.  There are residential units on the first and second floors, with 
fenestration facing Main Street with conspicuous first floor bay windows. 
 

3.2 The building is currently vacant and the retail unit on the ground floor facing 
Main Street is boarded up.  The residential units on the first and second floor 
are being refurbished internally and are subject to extensive building work.  
To the rear, the land slopes to the north and the building projects above 
ground level and rests on stilts, albeit that it is currently encased in scaffolding.  
The building here is conspicuous due to its size and can be seen from the 
residential areas to the north across the Mill Pond and along the bridge on 
Northgate Street. 
 

3.3 The site includes a pedestrian access with external stairs along the western 
perimeter of the site, with a large sloping area of hardstanding for vehicular 
parking and an access lane on the northern part of the site.  There are a 
number of mature trees along the northern perimeter of the site here, with low 
level sections of Pembroke’s town wall.  The application site also includes the 
access lane to the north west, which leads to Northgate Street (the A4139).  
A small area of the site here is subject to flooding. 
 

3.4 The site is in the Conservation Area and is bordered to the west by St Mary’s 
Church, which is a large and prominent landmark in the town.  It is a grade I 
listed building and the churchyard walls, which border the site to the west and 
north west, are also a grade II listed structure.  To the north west, the site also 
adjoins the former town quay and a single storey stone building here is a 
grade II listed building.  Along the northern perimeter of the site, the remnants 
of the town wall are a Scheduled Ancient Monument (SAM) (PE015), beyond 
which is the Mill Pond Walk, a public footpath.  To the east, are three storey 
buildings with retail, leisure and residential uses. 
 



 
 
4. Proposal 

 
4.1 The application is for full planning permission to convert the existing retail 

premises to three shops and ten holiday apartments with ancillary facilities. 
 

4.2 On the ground floor, there would be three new separate retail units totalling 270 
square metres and each unit would have separate access off the street.  To the 
rear, there would be seven holiday apartments, together with spa facilities such 
as a sauna and a treatment room.  On the lower ground floor, there would be a 
further three holiday apartments, together with a dining room and cinema/games 
room.  The apartments would range in size from 68 square metres to 120 square 
metres and each would accommodate one or two bedrooms, a bathroom and a 
kitchen/living room/dining room. 
 

4.3 Externally, there would be no significant alterations to the front elevation of the 
building facing Main Street.  There would be minor changes to the fenestration, 
with new shop fronts with stone surrounds.  On the rear elevations, the existing 
raised structure which has vertical profile metal cladding would remain in its 
current configuration but the cladding would be replaced by through coloured 
plain render.  There would be additional fenestration here on the ground floor and 
lower ground floor, with the windows in anthracite grey upvc.  Externally to the 
rear, there would be new paving and a parking and turning space for 12 vehicles, 
with vehicular access from Northgate Street to the north west. 
 

4.4 The agent has submitted a number of reports in support of the application.  With 
regard to biodiversity, a Preliminary Roost Assessment (July 2020) by Elite 
Ecology established that, due to the nature of the building and its construction, 
the potential for roosting bats was negligible and for nesting birds low.  As such 
no further biodiversity survey work was required.  With regard to flooding, the 
agent submitted a Flood Consequences Assessment (June 2020) (FCA).  This 
concludes that only part of the access road, which is less vulnerable 
development, to the north west is subject to flooding, and that the impact can be 
managed by, amongst other things, registering the property on the flood warning 
scheme provided by Natural Resources Wales (NRW) and suitable signage.  The 
agent also submitted a Design and Access Statement, a Statement of 
Community Involvement and a Heritage Impact Assessment. 

 
5. Relevant Planning History 

 
5.1 There is no relevant planning history for this site from the recent past. 
 
6. Evaluation 

 
 The principle of development 

 
6.1 Policy SP 1 (Sustainable Development) of the Local Development Plan (LDP) 

states that all development proposals must demonstrate how positive economic, 
social and environmental impacts will be achieved and adverse impacts 



minimised.  The development would have positive social and economic impacts 
by providing economic activity during the conversion and by providing new retail 
uses and holiday accommodation in an underused town centre location.  The 
environmental impacts would be minimal.  As such, it is considered that the 
proposal accords with the requirements of policy SP 1. 
 

6.2 Policies SP 12 (The Settlement Hierarchy) and SP 13 (Settlement Boundaries) 
identify Pembroke as a hub town in the settlement hierarchy and settlement 
boundaries define the areas within which development opportunities may be 
appropriate.  The supporting text states that a settlement boundary ensures that 
development takes place in sustainable locations and that for most types of 
development these are the most appropriate locations. 
 

6.3 The application site is within the settlement boundary of Pembroke and the 
proposed development would represent a regeneration opportunity.  The 
proposed accommodation would provide for 10 one and two bedroom holiday 
apartments, which would aid the tourism industry, and three new retail units, 
providing 270 square metres of retail floorspace, which would support the vitality 
and viability of the town centre.  As such, it is considered that the development 
would accord with the requirements of policies SP 12 and SP 13. 
 

6.4 Policy SP 14 (Hub Towns) states, amongst other things, that development will 
encourage sustainable communities by promoting development in locations 
which support and reinforce the role of the towns.  The supporting text states 
that proposals to increase the quality of leisure-based facilities are encouraged. 
 

6.5 The site is currently occupied by a large unused modern building and its 
continued vacancy, and potential lack of investment in the future, would detract 
from this area of the town.  The current proposal for its renovation, therefore, 
represents an opportunity to encourage sustainable development and it would 
help reinforce Pembroke’s role as a hub town.  As such, it is considered that the 
development would be in accord with the requirements of policy SP 14. 
 

6.6 The site is within the defined town centre of Pembroke and the retail units would 
form part of the primary retail frontage of the town.  In terms of the Town and 
Country Planning (Use Classes) Order 1987 (as amended), there would be a 
mixture of use classes on the site, with the holiday apartments  and the ancillary 
leisure facilities being in the C3 use class, and the retail units in the A1 use class.  
Policy GN.12 (Town Centre Development) states that development will be 
permitted where it falls within a use class normally found in town centres (A1, 
A2, A3, B1, C1, C2, C3, D1 or D2 of the Uses Classes Order) or is a sui generis 
use normally found in shopping centres.  It is considered that the proposal for 
C3 and A1 land uses is an appropriate development in a town centre and there 
would be no change to the primary retail frontage in terms of the activity within 
the frontage of the street.  In addition, whilst there would be a reduction in overall 
retail floorspace, the proposed retail units would be of a scale similar to many of the 
existing units located within the town centre and may prove attractive to small 
independent retailers.  The Planning and Heritage statement confirms that the 
premises has been vacant since 2017 and that no offers for the re-use of the 
premises for food or non-food use have been received despite being widely 



marketed.  As such, it is considered that the proposal would accord with policy 
GN.12. 
 

6.7 Policy GN.17 (Self-Catering and Serviced Accommodation) states self-catering 
accommodation will be permitted where, amongst other things, it is within a town.  
It is considered that the proposal accords with the relevant requirements of policy 
GN.17.  It is considered necessary to condition the apartments to holiday 
accommodation uses only as that is what has been applied for and for the 
reasons outlined in the sections of this report that cover Amenity and Flood Risk. 
 

 Appearance 
 

6.8 Policy GN.1 (General Development Policy) states, amongst other things, that 
development will be permitted where the nature, location and scale of the 
proposed development is compatible with the capacity and character of the site 
and the area within which it is located (criterion 1).  It adds that development will 
be permitted where it would not result in a significant detrimental impact on local 
amenity in terms of visual impact or loss of privacy (criterion 2). 
 

6.9 Policy GN.2 (Sustainable Design) states, amongst other things, that 
development will be permitted where it is of good design and pays due regard to 
local distinctiveness, and it is appropriate to the local character.  Development 
in the area is characterised by historic buildings, and a limited amount of modern 
development, with a mixture of uses such as residential accommodation, 
commercial uses and retail units. 
 

6.10 The proposed scheme would incorporate limited external alterations to the 
building and these would include new fenestration and rendered elevations to 
the rear, together with new shop frontages to the proposed retail units on Main 
Street.  There are limited details, however, with regard to colour scheme for the 
rear elevations and the detailing of the proposed shop frontage.  As such, it 
would be necessary to control these elements by condition on any decision 
notice.  Subject to these details, it is considered that the renovation of the 
building would enhance the current appearance of this unprepossessing 
building. 
 

6.11 Having regard to the configuration of the existing building, the location of 
surrounding buildings and the topography of the site, it is considered that the 
proposed additional fenestration on the rear elevations would not give rise to 
issues of loss of privacy and amenity. 
 

6.12 It is considered, with regard to appearance and detailing, that the development 
would accord with the relevant requirements of Policy GN.1.  It is also considered 
that the scheme pays due regard to local distinctiveness, contributes to the local 
context and it is appropriate to the local character and townscape context, having 
regard to the unprepossessing nature of the host building.  As such, it would also 
accord with the relevant requirements of Policy GN.2. 
 

6.13 A number of representations have been received requesting that the façade of 
the main building facing Main Street, in particular the bay windows at the first 



floor level, should be improved in conjunction with the submitted scheme.  The 
proposed development, however, only relates to the ground floor and lower 
ground floor and not the second and third floors.  As such, it would not be 
possible to require alterations to the building beyond the remit of this scheme. 
 

 Historic environment 
 

6.14 Policy GN.38 (Protection and Enhancement of the Historic Environment) states 
that development that affects sites of architectural and/or historic merit, or their 
setting, will only be permitted where it can be demonstrated that it would protect 
or enhance their character and integrity. 
 

6.15 The proposed development is for the conversion of a vacant building for use as 
holiday accommodation, whilst maintaining the commercial space on the ground 
floor, albeit reduced.  This change of use can be undertaken with limited external 
alterations and consists of additional fenestration and a rendered elevation on 
the rear, secondary elevation, and new shopfronts on the principal elevation.  
The rear area would be enhanced to include paved areas and parking and 
access facilities.  These external alterations would be acceptable, subject to 
details of the rear elevation colour scheme and details of the appearance of the 
shop fronts. 
 

6.16 The rear fenestration would consist of windows in anthracite grey upvc but it is 
considered that this material is inappropriate for a site in the town’s Conservation 
Area.  This, however, can be controlled by condition on any decision notice 
requiring details of the materials and appearance of the window frames for 
approval. 
 

6.17 The proposed development would see the building, which occupies a 
conspicuous location in the town, repaired and brought into a good condition and 
provided with sustainable new uses.  The development would also enhance a 
section of the Conservation Area.  The Council Historic Building Conservation 
Officer does not object to the application, subject to the imposition of the above 
conditions, and Cadw does not object to the impact of the development on the 
Conservation Area or SAMs in the vicinity.  The proposed development is 
therefore considered to pass the tests applied by Sections 66 and 72 of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 and accords with 
the requirements of Circulars 61/96 and 1/98 and, as such, is considered 
acceptable.  As such, it is considered that the proposal would be in accord with 
the requirements of policy GN.38. 
 

 Amenity 
 

6.18 Policy GN.1 (General Development Policy) states, amongst other things, that 
development will be permitted where it would not result in a significant 
detrimental impact on local amenity in terms of noise (criterion 2). 
 

6.19 The proposed development would introduce residential uses into a town centre 
location where there are high levels of noise both during the day and night due 
to the presence of public houses and nightclubs, for example along Main Street.  



As a result, the Head of Environmental Services and Public Protection (Pollution 
Control) has raised concerns about the lack of information with regard to sound 
insulation on the grounds that the locality might not provide a level of amenity 
that would be reasonably acceptable for persons staying within the environs of 
the town centre in such close proximity to licensed premises. 
 

6.20 The developer could undertake a noise assessment in accordance with British 
Standard 8211:2014 “Guidance on Sound Insulation and Noise Reduction for 
Buildings”.  Such an assessment would include detailed recommendations for 
noise insulation measures to be incorporated into the scheme to achieve 
predicted noise levels within the flats that would be within the guidance of British 
Standard and World Health Organisation guidelines.  With appropriate insulation 
measures, acceptable noise levels within the holiday apartments could be 
achieved both during the day and night.  This could be achieved by condition on 
any decision notice to safeguard the amenity of future occupants.  Subject to this 
recommendation, it is considered that the development would be in accord with 
the requirements of policy GN.1. 
 

 Flooding 
 

6.21 The north western section of the application site is subject to flooding associated 
with the Mill Pond and thus the proposed development would be in an area 
subject to fluvial flooding.  It is, according to Technical Advice Note (TAN) 15: 
Development and Flood Risk (2004), a C2 zone, namely an area of flood plain 
without any significant flood defence infrastructure.  TAN 15 adds that only less 
vulnerable development should be considered, subject to the application of a 
justification test.  Highly vulnerable development, such as residential 
development, should not be considered. 
 

6.22 A Flood Consequence Assessment (FCA) has been submitted in support of the 
application.  This states, amongst other things, that the area that is subject to 
flooding is on the rear vehicular access lane to the site, and thus an area of less 
vulnerable development, and the holiday accommodation and retails units are 
free from the threat of flooding.  The property would be registered on a flood 
warning scheme provided by Natural Resources Wales (NRW) due to the threat 
to the access lane and suitable signage could be displayed. 
 

6.23 NRW has reviewed the application and has no objection to the application on 
flood risk grounds as submitted.  NRW’s Flood Risk Map, which is updated on a 
quarterly basis, confirms the site includes only a small area of Zone C2 of the 
Development Advice Map (DAM) contained in TAN15 and the 1% (1 in 100 year) 
and 0.1% (1 in 1000 year) annual probability fluvial flood outlines. 
 

6.24 The application would, however, result in a development which would be contrary 
to LDP policy and TAN 15 in terms of highly vulnerable development in an area 
of flood plain without any significant flood defence infrastructure.  It is considered, 
nevertheless, that the proposed development represents a minor departure from 
the development plan which would not need to be referred to Council.  The 
benefits of the scheme include the renovation of a large building in a 
Conservation Area in the town centre, in accordance with the Targeted 



Regenerations Initiative Programme.  This is sufficient to outweigh the identified 
conflict with the adopted LDP.  The Town and Country Planning (Notification) 
(Wales) Direction 2012, requires referral of Highly Vulnerable Development 
wholly within a C2 flood zone to the Welsh Government. Notification is not 
required in this case as the site is not wholly within the C2 flood zone. 
 

 Other matters 
 

 Access 
 

6.25 The site is in a town centre location and thus in an optimum position for a range 
of modes of transport.  Notwithstanding this, vehicular access to the site would 
be provided from Northgate Street to the north west, with 12 dedicated car 
parking spaces to the rear.  There would also be a dedicated cycle storage area.  
The Head of Infrastructure does not object to the application subject to a 
condition to ensure the parking provision and, as such, the proposal would 
comply with criteria 5 and 6 of policy GN.1. 
 

 Biodiversity 
 

6.26 The agent submitted an ecological survey in support of the application which 
established that there are no biodiversity interests on the site.  The Council 
Ecologist has reviewed the information and does not object to the application, 
subject to conditions relating to the installation of bat and bird boxes and details 
of external lighting.  As such, subject to the recommended conditions, it is 
considered that the development accords with the requirements of policy GN.37 
(Protection and Enhancement of Biodiversity). 
 

 Whether there are any material considerations sufficient to outweigh the 
conflict with policy 
 

6.27 The development would result in a scheme which would be contrary to LDP 
policy, in terms of highly vulnerable development in an area subject to flooding.  
As such, it is considered that the proposed development represents a departure 
from the development plan.  Nevertheless, whilst it is recognised that the 
development would not accord with the requirements of criterion 7 of policy GN.1 
and the advice in TAN 15, there are material considerations when considering 
the planning balance, the most important of which is the economic regeneration 
of the town centre. 
 

6.28 Pembrokeshire County Council administers grants for town centre enhancement 
under the Welsh Government’s Targeted Regeneration Initiative Programme, 
which was approved by the County Council’s Cabinet on 21 May 2018.  Under 
this programme, the County Council has the powers to award grants towards 
total capital costs for schemes that would help bring residential uses into town 
centres and enhance ground floor commercial and retail units.  The programme 
operates in Haverfordwest and Pembroke and finishes in March 2021. 
 

6.29 Having regard to the Programme, it is considered that the proposed development 
accords with its aims and objectives, namely: 



 

 Residential uses, albeit for holiday use, would be introduced into the town 
centre and the ground floor commercial unit would be renovated; 

 The building is vacant and continued vacancy would lead to further 
deterioration, to the detriment of the town centre and the Conservation 
Area; 

 No other development proposal has been advocated for the building in 
the recent past; and 

These are material considerations which are considered to carry significant 
weight in the consideration of this application. 
 

6.30 Similarly, it is recognised that the development would not accord with the 
requirements of criterion 7 of policy GN.1 and the advice in TAN 15 concerning 
development and flooding.  Again, however, there are a number of other relevant 
factors to consider, namely: 

 The element of the scheme directly vulnerable to flooding would be a rear 
access area; 

 The access and egress to the holiday accommodation and retail units is 
not subject to flooding and would be accessible at all times; 

 The FCA submitted in support of the application has identified measures 
that include necessary mitigation steps which would minimise the effects 
of flooding and which could be secured by condition on any decision 
notice; and 

 NRW does not object to the application. 

6.31 Therefore, despite the conflict with Policy GN.1 (General Development Policy) of 
the LDP and TAN 15 identified above, the benefits are material considerations 
that carry significant weight in the consideration of this application. These are 
sufficient to outweigh the identified conflict with policy. 
 

 Conditions 
 

6.32 The conditions recommended within the report are necessary to make the 
development acceptable in planning terms. They accord with the tests laid down 
in Circular 016/2014 (The Use of Planning Conditions for Development 
Management). 
 

 Conclusion 
 

6.33 The scheme is acceptable and represents sustainable development which would 
have an acceptable impact on the urban and historic environment.  The proposal 
therefore complies with policies SP 1, SP 12, SP 13, SP 14, GN.1, GN.2, GN.17, 
GN.37 and GN.38 of the LDP. 
 

6.34 In reaching a recommendation, regard has been given to the requirements of 
sections 3 and 5 of the Well Being of Future Generations (Wales) Act 2015. It is 
considered that this recommendation is in accordance with the Act’s sustainable 



development principle through its contribution towards the Welsh Ministers’ well-
being objective of supporting safe, cohesive and resilient communities. 
 

Annex 
 
A.1 The Development Plan/Other Material Considerations. 
 

 A.1.1 The Local Development Plan 
 
 Policy SP 1 Sustainable Development  
   
 Policy SP 12 The Settlement Hierarchy 
   
 Policy SP 13 Settlement Boundaries 
   
 Policy SP 14 Hub Towns 
   
 Policy GN.1 General Development Policy 
   
 Policy GN.2 Sustainable Design 
   
 Policy GN.17  Self-Catering and Serviced Accommodation 
   
 Policy GN.37 Protection and Enhancement of Biodiversity 
   
 Policy GN.38 Protection and Enhancement of Historic 

Environment 
    
 A.1.2 Other Material Considerations/ Weight Attached 
   
  Technical Advice Note (TAN) 15: Development and Flood Risk (2004) 

 
Significant weight 

 
A.2 Consultation Responses 
 
 A.2.1 Head of Infrastructure 
   
  Highways 
   
  Conditional approval 
   
 A.2.2 Council Ecologist 
   
  Conditional approval 
   
 A.2.3 Council Historic Building Conservation Officer 
   
  No objection subject to conditions on the rear colour scheme, rear 

fenestration details and retail unit shopfront details 



   
 A.2.4 Head of Environmental Services and Public Protection (Pollution 

Control) 
   

No objection but requests further information with regard to noise 
insulation and waste disposal  

   
 A.2.5 Dŵr Cymru Welsh Water 
   
  Conditional approval 
   
 A.2.6 Natural Resources Wales 
   
  No objection 
   
 A.2.7 Cadw 
   
  No objections to the impact of the proposed development on Pembroke 

Castle or town walls. 
   
 A.2.8 Pembroke Town Wall Trust  

 
  Prefer to see the rear element of the building removed and the façade 

on Main Street improved. 
 

 A.2.9 St Mary’s Church Ministry 
 

  The proposal would improve the building and suggest that the bay 
windows on Main Street should be replaced by something more 
traditional and in keeping with the street; the additional fenestration 
would lead to overlooking of the area between the church and the clock 
tower; observations on fire escape facilities. 
 

 A.2.10 Pembroke and Monkton Local History Society 
 

  No objection to the change of use and internal plans but objects to the 
proposed upvc fenestration and the lost opportunity to improve the 
appearance of the building. 
 

 A.2.11 Pembroke Town Council  
 

  Support but suggest that the bay windows on Main Street should be 
replaced by something more traditional and in keeping with the street. 
 

 A.2.12 Representations 
  
 One letter of objection stating that there is no requirement for further 

holiday flats in Pembroke 
 
 



 
Background Documents: 
(Copies of all the Background documents referred to in this report are available on 
the planning application file for inspection by Members of the Planning Committee 
on request to the Planning Support Team). 

 Consultation replies from Head of Infrastructure (Highways), Dŵr Cymru Welsh 
Water, Natural Resources Wales, Cadw, Head of Environmental Services and 
Public Protection (Pollution Control), Council Ecologist, Council Historic Building 
Conservation Officer, Pembroke Town Council, Pembroke Town Wall Trust, St 
Mary’s Church Ministry and Pembroke and Monkton Local History Society 

 
 
 


